
STAFF REPORT 04-15-2020 REGULAR MEETING          PREPARED BY: A. PHILLIPS  
APPLICATION NUMBER: 20-6698 
ADDRESS: 69 SEWARD AVENUE (THE BONITA APARTMENTS) 
HISTORIC DISTRICT: NEW CENTER AREA 
APPLICANT: BRIAN HURTTIENNE, CHRISTIAN HURTTIENNE ARCHITECTS 
PROPERTY OWNER: KEVIN LEWAND, 69 SEWARD LLC 
DATE OF COMPLETE APPLICATION: 03-20-2020 
STAFF SITE VISIT: N/A 
 
SCOPE: ERECT NEW ROOFTOP ADDITION; REHABILITATE BUILDING 
 
EXISTING CONDITIONS – 1924(DPI) 
The building located at 69 Seward Avenue (the Bonita Apartments) was originally constructed in 1924 as a 5-story 
multi-family residential structure. The building is clad in variegated light brown brick and features limestone and 
cast stone details. An ornate parapet and cornice adorns the top of the symmetrical façade which includes projecting 
multi-story bays flanking the central main entrance off of Seward Avenue. The entrance is surrounded by cast-stone 
ornament and features a leaded fan light above the door. The structure is bordered on both sides (east and west) with 
open lots. The lot to the east has been recently improved. The long east and west facades feature a rhythmic pattern 
of window openings, however, the majority of the original wood windows are either missing or in need of significant 
repair. The south (rear) of the building is situated off of an alley and includes a rear entrance.  A flat roof and parapet 
tops the building. 
 

 
 

PROPOSAL 
With the current proposal, the applicant is seeking the Commission’s approval to perform a general rehabilitation 
of the entire building including a rooftop addition per the attached drawings and application. Included in the 
proposal are the following scope items: 

• Scope items proposed for the exterior envelope of the existing building 



o Brick masonry (common brick & glazed brick) to be cleaned, repaired and repointed as needed. 
Where repair is not possible, brick replacement to match adjacent bricks. 

o Limestone to be cleaned and repointed as needed. Where limestone pieces are missing (front bays), 
the applicant proposes to “re-create” the limestone elements that are missing to restore the bays to 
the original appearance. 

o The portions of the front bays that are failing structurally will be reconstructed as needed to match 
existing. Any original masonry that is removed to reconstruct the bays will be reinstalled once the 
structural repairs have been completed. 

o Windows and Doors 
 All existing double-hung windows are to be replaced with aluminum clad wood double 

hung windows (color to match associated Color Chart – System D). Overall dimensions of 
the existing window versus the proposed replacement windows are as follows (see drawing 
for additional detail): 

• Top Rail 
o Existing: 4” 
o Replacement: 3” 

• Meeting Rail 
o Existing: 3” 
o Replacement: 4” 

• Bottom Rail 
o Existing: 4” 
o Replacement: 4.75” 

• Jambs 
o Existing: 4” 
o Replacement: 4.5” 

• Unit Thickness 
o Existing: 6.75” 
o Replacement: 6.75” 

 At the front (north) façade, all windows that are not double-hung are to be “restored or 
recreated to match the original in its original configurations and details.” 

 The front door and fan window above the door will be restored. 
 On the west façade, the last (southernmost) existing window opening at the grade level is 

proposed to be infilled with brick to match existing brick. Face brick of infill to be recessed 
by 1”. 

o ADA Modifications at west elevation including 
 Modification of the first (northernmost) bay of existing window openings at the grade level 

and first floors to a single opening to accommodate an entry door with side lights, transom, 
and painted steel canopy (color not included in application) 

 Infill of two existing window openings at grade level directly south of the openings listed 
above with brick masonry to match existing. Face brick of infill to be recessed by 1”. 

 Construction of an ADA-compliant landing at the new door opening with (2) ADA-
compliant ramps and railings. One ramp going north toward the front of the building and 
one ramp going south to the proposed parking area. (The material of the landing and ramp 
is unknown as is the material and color of the railings) 

o Existing Roof Elements 
 Existing chimney located toward the south end of the building is to be repaired. 
 Existing stair overrun located at southern edge of building is to remain. 
 Existing membrane roof to receive new membrane roof. 
 Existing brick knee-wall to be repaired including the resetting of the clay tile coping. A 

portion of the knee-wall is proposed to be removed to allow passage between the north and 
south portions of the roof. 

 The west and north walls of the existing elevator shaft are to be demolished and replaced as 
part of the overall rooftop addition listed in detail below. 



• Roof-top Addition 
o Extend the stair located at the very front (north) edge of the building to provide access to the roof. 

Currently, the front stair stops at the fourth floor and does not extend to the roof.  
o New elevator shaft constructed in location of existing elevator shaft. 
o Stair enclosure (shorter volume) to be connected to elevator shaft (taller volume) with an enclosed 

corridor to match the height of the stair enclosure. A small storage area is located within the 
addition to the south of the elevator. The entire enclosed addition is to be clad in “Hardie board lap 
siding, of a dark color, with associated trim.”  

o Both roofs of the addition are proposed to be flat roofs (heights and materials of roofs not included 
in application). 

o All windows and doors in the addition are proposed to be black aluminum 
o Proposed enclosed addition will open onto a new rooftop deck which is proposed to be 22’-0” x 

24’-8” in size and the deck surface constructed of Trex (color unknown). A steel and wire railing is 
proposed at the perimeter of the deck with an egress gate located at the center of the southernmost 
length of railing. This egress gate corresponds with the proposed opening in the existing brick knee 
wall. 

o Square pavers are proposed in a path across the roof from the egress gate of the deck to the existing 
stair enclosure located at the south end of the building/roof. 

o Multiple pieces of HVAC equipment are proposed at the roof surface (see mechanical plan for 
locations). 

• Site Modifications 
o The lot which is adjacent (west) to the existing building is proposed to be modified and paved for 

use as a parking lot for the building. 
o A curb cut is proposed at the north end of the vacant lot to provide access to the parking lot. A 

second access point is proposed at the alley side of the lot behind the building. 
o The drawings indicate a fence around the perimeter of the parking lot with vehicle gates at the north 

and south ends, however, the height, material, design, and color of the fence/gates is not provided in 
the application. 

o A sidewalk is proposed along the length of the west side of the building. 
o A concrete pad with 6’ high dumpster enclosure is proposed at the southwest corner (rear) of the 

building. The drawings indicate that the enclosure is to be constructed of 7/8” corrugated 
galvanized siding panels between 4” x 4” steel posts (color not provided). 

o A 6’ wide sidewalk is proposed from the rear entrance to the building out to the public alley. 
o A concrete mechanical pad is proposed at the southeast corner (rear) of the building. A 13’ fence 

with gate is proposed at the perimeter of the concrete pad, however, the material, design, and color 
of the fence/gate is not included in the application. 

o (2) Transformers currently exist at the southern end of the east elevation and are to remain. 
o Details for landscape modifications, including tree removal, are not included in the current 

proposal. 
 
STAFF OBSERVATIONS & RESEARCH 

• New Center Area Historic District was designated in 1982. 
• A Certificate of Appropriateness was issued on June 22, 2016 for the general rehabilitation of the building 

and construction of a parking lot at the adjacent lot to the west of the building. 
 
ISSUES 

• The application includes the proposal to “re-create” limestone elements. Staff is not clear as to the specifics 
of this proposal. Will the limestone be replaced in-kind or manufactured of a material that replicates 
limestone? It is Staff’s opinion that replacement in-kind is the solution that best meets the Secretary of the 
Interior’s Standards for Rehabilitation.  

• The existing fan window above the main entrance appears to contain a leaded glass panel. The application 
proposes a “custom wood window.” Will the leaded panel be repaired and reinstalled in a new wood frame 
or is a new wood window with divided lights proposed to replicate the leaded panel? 



• The application material did not include a sight-line study to show the level of visibility from the right-of-
way nor were the various heights of the addition provided. Staff is concerned that the addition as proposed 
will be highly visible from the right-of-way, specifically the stair enclosure at the front of the building. 

• It is Staff’s opinion that the enclosed stair portion of the addition greatly alters the ornate detail and profile 
of the parapet located at the top of the front elevation of the existing building and that the enclosed stair 
portion of the addition is not compatible with the massing, size, scale, and architectural features of the 
existing building. 

• Top Rail, Meeting Rail, Bottom Rail, and Jamb detail dimensions vary 1/2”– 1” between existing windows 
and proposed windows. This is a significant difference and will result in a substantial change to sight-lines 
and the appearance of the windows within the façade(s). While the majority of the existing windows appear 
to be beyond repair, or missing all together, the dimensions of the proposed replacement windows will 
impact and alter the overall character of the building, in Staff’s opinion. 

• For double-hung windows at front façade that are proposed to be replaced – will they match the existing 
light configuration (6/9)? If they are proposed to match the divided-lite configuration, what are the 
details/dimensions of the muntins? 

• Details regarding the fence/gates around the perimeter of the parking lot as well as the 13’ high fence/gate 
around the mechanical pad are necessary to understand the intention of the proposal and therefore make a 
determination of their appropriateness within the New Center Area Historic District. 

• In Staff’s opinion, the corrugated metal panel trash enclosure is not a compatible material within the historic 
district.  

 
RECOMMENDATION  
It is staff’s opinion that the majority(?) of the work, as proposed, does not retain nor preserve the historic character 
of the building, its site, and setting. Staff therefore recommends that the Commission deny a Certificate of 
Appropriateness as the proposed work meets the Secretary of the Interior’s Standards for Rehabilitation, especially: 
 
#2) The historic character of a property shall be retained and preserved. The removal of historic materials or 
alteration of features and spaces that characterize a property shall be avoided. 
 
#5) Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a 
property shall be preserved. 
 
#6) Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture, and other 
visual qualities and, where possible, materials. Replacement of missing features shall be substantiated by 
documentary, physical, or pictorial evidence. 
 
#9) New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be compatible with the 
massing, size, scale, and architectural features to protect the historic integrity of the property and its environment. 
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